ELBY COUNTY 


dod STAFPE REPORT 


AGENDA ITEM: 8 L.U.C.B. MEETING: August 8, 2024 
CASE NUMBER: PD 2024-009 

DEVELOPMENT: RaceTrac Travel Center Planned Development 

LOCATION: 3419 American Way 

COUNCIL DISTRICT: District 3 and Super District 8 — Positions 1, 2, and 3 

OWNER/APPLICANT: Sam Patel, Daniel Brown 

REPRESENTATIVE: Dedrick Brittenum 

REQUEST: Planned Development to allow a truck stop 

EXISTING ZONING: Commercial Mixed-Use — 3 (CMU-3) and Commercial Mixed-Use — 1 (CMU-1) 


CONCLUSIONS 


1. The request is a +/- 2.8 acre planned development to allow a RaceTrac Travel Center. The facility will 

contain a convenience store with fuel pumps for motorized vehicles including tractor trailers. No 
overnight amenities or bathing options will be provided on site. 
The project will require the demolition of the existing Garden Inn Hotel to allow for the convenience 
store, two fueling canopies for trucks and standard cars, and enclosed dumpster. There are two curb cuts 
to be installed along American Way, and one curb cut to be installed along Lamar Avenue subject to City 
Engineering approval. 

3. The project will not have a substantial or undue adverse effect upon adjacent property, the character of 
the neighborhood, traffic conditions, parking, utility facilities and other matters affecting the public 
health, safety, and general welfare. 


CONSISTENCY WITH MEMPHIS 3.0 


This proposal is consistent with the Memphis 3.0 General Plan per the land use decision criteria. See further 
analysis on page 25-26 of this report. 


RECOMMENDATION: 


Approval with conditions 


Staff Writer: Chloe Christion E-mail: chloe.christion@memphistn.gov 
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PUBLIC NOTICE DETAILS 


In accordance with Sub-Section 9.3.4A of the Unified Development Code, a notice of public hearing is required 
to be mailed and signage posted. A total of 57 notices were mailed on July 11, 2024, see page 27 of this report 


for a copy of said notice. Additionally, two signs were posted at the subject property, see page 34 of this 
report for a copy of the sign affidavit. 


NEIGHBORHOOD MEETING 


The meeting was held at 6:00 PM on Tuesday, July 23, 2024 at American Way Middle School, 3805 American 
Way. 
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Subject property outlined in yellow, imagery from 2023 
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Subject property indicated by a pink star and outlined in yellow. 
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SITE PHOTOS 


Google 


View of subject property from American Way looking south. 


View of subject property from the parking lot. 
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Google 


View of subject property from the parking lot 


View of subject property from Lamar Avenue looking north 
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CASE REVIEW 


Request 
The request is a mixed use planned development to allow a truck stop. 


Applicability 
Staff agrees the applicability standards and criteria as set out in Section 4.10.2 of the Unified Development 
Code are or will be met. 


4.10.2 Applicability 

The governing bodies may, upon proper application, grant a special use permit for a planned development (see 
Chapter 9.6) for a tract of any size within the City or for tracts of at least three acres in unincorporated Shelby 
County to facilitate the use of flexible techniques of land development and site design, by providing relief from 
district requirements designed for conventional developments, and may establish standards and procedures for 
planned developments in order to obtain one or more of the following objectives: 

A. Environmental design in the development of land that is of a higher quality than is possible under the 
regulations otherwise applicable to the property. 

B. Diversification in the uses permitted and variation in the relationship of uses, structures, open space 
and height of structures in developments intended as cohesive, unified projects. 

C. Functional and beneficial uses of open space areas. 

D. Preservation of natural features of a development site. 

E. Creation of a safe and desirable living environment for residential areas characterized by a unified 
building and site development program. 

F. Rational and economic development in relation to public services. 

G. Efficient and effective traffic circulation, both within and adjacent to the development site, that 
supports or enhances the approved transportation network. 

H. Creation of a variety of housing compatible with surrounding neighborhoods to provide a greater 
choice of types of environment and living units. 

|. Revitalization of established commercial centers of integrated design to order to encourage the 
rehabilitation of such centers in order to meet current market preferences. 

J. Provision in attractive and appropriate locations for business and manufacturing uses in well-designed 
buildings and provision of opportunities for employment closer to residence with a reduction in travel 
time from home to work. 

K. Consistency with the Memphis 3.0 General Plan. 


General Provisions 
Staff agrees the general provisions standards and criteria as set out in Section 4.10.3 of the Unified 
Development Code are or will be met. 


4.10.3 General Provisions 
The governing bodies may grant a special use permit for a planned development which modifies the applicable 
district regulations and other regulations of this development code upon written findings and 
recommendations of the Land Use Control Board and the Planning Director which shall be forwarded pursuant 
to provisions contained in this Chapter. 

A. The proposed development will not unduly injure or damage the use, value and enjoyment of 
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surrounding property nor unduly hinder or prevent the development of surrounding property in 
accordance with the current development policies and plans of the City and County. 

B. An approved water supply, community waste water treatment and disposal, and storm water drainage 
facilities that are adequate to serve the proposed development have been or will be provided 
concurrent with the development. 

C. The location and arrangement of the structures, parking areas, walks, lighting and other service 
facilities shall be compatible with the surrounding land uses, and any part of the proposed development 
not used for structures, parking and loading areas or access way shall be landscaped or otherwise 
improved except where natural features are such as to justify preservation. 

D. Any modification of the district standards that would otherwise be applicable to the site are warranted 
by the design of the outline plan and the amenities incorporated therein, and are not inconsistent with 
the public interest. 

E. Homeowners’ associations or some other responsible party shall be required to maintain any and all 
common open space and/or common elements. 

F. Lots of record are created with the recording of a planned development final plan. 


Commercial or Industrial Criteria 
Staff agrees the additional planned commercial or industrial development criteria as set out in Section 4.10.5 
of the Unified Development Code are or will be met. 


4.10.5 Planned Commercial or Industrial Developments 
Approval of a planned commercial or industrial development may be issued by the governing bodies for 
buildings or premises to be used for the retail sale of merchandise and services, parking areas, office buildings, 
hotels and motels and similar facilities ordinarily accepted as commercial center uses and those industrial uses 
which can be reasonably be expected to function in a compatible manner with the other permitted uses in the 
area. In addition to the applicable standards and criteria set forth in Section 4.10.3, planned commercial or 
industrial developments shall comply with the following standards: 
A. Screening 
When commercial or industrial structures or uses in a planned commercial or industrial 
development abut a residential district or permitted residential buildings in the same development, 
screening may be required by the governing bodies. 
B. Display of Merchandise 
All business, manufacturing and processing shall be conducted, and all merchandise and materials 
shall be displayed and stored, within a completely enclosed building or within an open area which is 
completely screened from the view of adjacent properties and public rights-of-way, provided, 
however, that when an automobile service station or gasoline sales are permitted in a planned 
commercial development, gasoline may be sold from pumps outside of a structure. 
C. Accessibility 
The site shall be accessible from the proposed street network in the vicinity which will be adequate 
to carry the anticipated traffic of the proposed development. The streets and driveways on the site 
of the proposed development shall be adequate to serve the enterprises located in the proposed 
development. 
D. Landscaping 
Landscaping shall be required to provide screening of objectionable views of uses and the reduction 
of noise. High-rise buildings shall be located within the development in such a way as to minimize 
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any adverse impact on adjoining low-rise buildings. 


Approval Criteria 
Staff agrees the approval criteria as set out in Section 9.6.9 of the Unified Development Code are being met. 


9.6.9 Approval Criteria 
No special use permit or planned development shall be approved unless the following findings are made 
concerning the application: 


A. 


The project will not have a substantial or undue adverse effect upon adjacent property, the character of 
the neighborhood, traffic conditions, parking, utility facilities and other matters affecting the public 
health, safety, and general welfare. 

The project will be constructed, arranged and operated so as to be compatible with the immediate 
vicinity and not interfere with the development and use of adjacent property in accordance with the 
applicable district regulations. 

The project will be served adequately by essential public facilities and services such as streets, parking, 
drainage, refuse disposal, fire protection and emergency services, water and sewers; or that the 
applicant will provide adequately for such services. 

The project will not result in the destruction, loss or damage of any feature determined by the 
governing bodies to be of significant natural, scenic or historic importance. 

The project complies with all additional standards imposed on it by any particular provisions 
authorizing such use. 

The request will not adversely affect any plans to be considered (see Chapter 1.9), or violate the 
character of existing standards for development of the adjacent properties. 

The governing bodies may impose conditions to minimize adverse effects on the neighborhood or on 
public facilities, and to ensure compatibility of the proposed development with surrounding properties, 
uses, and the purpose and intent of this development code. 

Any decision to deny a special use permit request to place, construct, or modify personal wireless 
service facilities shall be in writing and supported by substantial evidence contained in a written record, 
per the Telecommunications Act of 1996, 47 USC 332(c)(7)(B)(iii). The review body may not take into 
account any environmental or health concerns. 


Site Details 
Address: 
3419 American Way 


Parcel ID: 
073017 00241 


Area: 


+/- 2.8 acres 


Description: 

The subject property is known as Lots 1 through 6 of Sam Patel’s Commercial Subdivision (S 94-032) and has a 
zoning of Commercial Mixed-Use -1. Per the Assessor’s website, the principal structure on Lot 1 was built in 
1996 and has a square footage of 32,691. There is a sprinkling of mature trees along the eastern section of lot 
6. The subject property has one street frontage along American Way and one along Lamar Avenue. 
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Concept Plan Review 
The submitted plans indicate a RaceTrac Travel Center with fuel pumps and a convenience store situated at 


the southeast corner of Lamar Avenue and American Way. The project will require the demolition of the 
existing Garden Inn Hotel to allow for the convenience store, two fueling canopies for trucks and standard 
cars, and enclosed dumpster. There are two curb cuts to be installed along American Way, and one curb cut to 
be installed along Lamar Avenue subject to City Engineering approval. 


With regards to landscaping, a landscaping plan has been submitted that indicates a Class Ill Buffer on a 
portion of the east side of the lot near residential uses. All rows of parking terminate in a curbed landscaping 
island. There are 34 standard parking spaces provided and 2 handicap spaces which exceeds the UDC 
requirement of a minimum of 27 spaces by 7. 


Analysis 
Although truck stops are not permitted within the CMU-1 or CMU-3 districts, staff finds the request to be 


compatible with surrounding land uses along American Way and Lamar. Directly adjacent to the west of the 
subject property, the land is zoned EMP, which does allow for truck stops by right. For example, a Love’s 
Travel Stop currently occupies the space at the southwestern corner of American Way and Lamar Avenue. 


It must be noted that the subject property does abut single family-residential lots on the east with R-6 zoning, 
however the property is not accessible through Venable Avenue. Furthermore, Outline Plan Condition III.F 
expressly prohibits any extension of Venable Avenue through the site. There shall also be a Class Ill Buffer 
installed along the eastern portion of the lot to increase compatibility with the surrounding district. 


As there are proposed curb cuts, the proposed plans must undergo an administrative site plan approval 
process, known as a Final Plat Review. During the FPR, City Engineering will review the proposed curb cuts and 
the applicant will be required to submit necessary right-of-way permits for the project. 


The project will not have a substantial or undue adverse effect upon adjacent property, the character of the 
neighborhood, traffic conditions, parking, utility facilities and other matters affecting the public health, safety, 
and general welfare. 


RECOMMENDATION 


Staff recommends approval with the outline plan conditions below. The applicant’s proposed conditions at the 
time of filing the application are provided on pages 39-41 of this report. 


I. Uses Permitted: 


A. Any use permitted by right in the Commercial Mixed Use — 3 (CMU-3) District. Additionally, the 
following uses are allowed: 


1. Truck Stop, Tractor Trailer (fueling of with no on-site bathing options, no on-site lodging facilities, 
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B. 


nor overnight parking of Tractor Trailers.). 
The following uses are not allowed: 
1. Tattoo, palmist, psychic, or medium 


2. Hourly Rate Hotel or Motels 


Il. Bulk Regulations: 


A. 


The Bulk Regulations of the CMU-3 shall apply except for the following: 


1. Location of structures shown on the concept plan may be repositioned on the site by as much as 
one hundred fifty (150) feet on the final plan in keeping with these conditions. 


2. Canopy can be setback greater than 20’ from the property line. 


3. The convenience store canopy cannot exceed 20 feet in height. The diesel fuel pumps canopy 
cannot exceed 25 feet in height. 


Ill. Access, Circulation and Parking: 


A. 


Om nmoO0O ® 


H. 


All internal roads shall be private drives and have a minimum width of twenty-two (22) feet. 
Two (2) curb cuts shall be allowed along American Way as indicated on the concept plan. 
One (1) curb cut shall be allowed along Lamar Ave as indicated on the on the concept plan. 
The design of the curb cuts shall be subject to the approval of the City Engineer. 

Parking shall be in accordance with the CMU-3 requirements of the UDC. 

No improvements or extension of Venable Avenue (or Lamar View SD) will be made. 


A minimum of three EV Charging Stations shall be provided at the front or side of the convenience 
store building. 


A minimum of 6 bike spaces shall be provided. 


IV. Landscaping and Screening: 


A. 


Internal parking lot landscaping shall be provided in accordance with the requirements of the UDC. 
Landscaped areas shall not conflict with, wherever feasible, drainage, sewer, utility easements, 
including overhead wires. 


. All heating and air conditioning equipment, refuse dumpsters, and loading facilities shall be screened 


from adjacent properties and public view. 
Class III buffer will be installed on the east next to the residential zoning. 


Streetscaping Plate Type S-10 modified to 15 feet in width behind the existing curb-lined sidewalk shall 
be provided on both Lamar Avenue and American Way. 


A detailed landscaping plan shall be provided as a part of the Final Plat. The Division of Planning and 
Development may approve modifications administratively. 
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V. Signs: 
A. Signage shall be provided in accordance with the CMU-3 requirements of the UDC. 


mmo fo 8 


The sign face area of any detached signs shall be regulated by Table | in UDC Paragraph 9.7.D(2). 
Attached building signs shall be in accordance with the requirements of the UDC for the CMU-3. 
No canopy signs are permitted. 

Landscaping at the base of any detached sign shall be provided at 2 times the size of the sign face. 


A minimum of 6 bike spaces shall be provided. 


VI. Outdoor Site Lighting: 


A. 


Site lighting and parking lot lighting shall be designed to direct lighting away from all residential 
properties. Parking lot light standards shall be a maximum of twenty-five (25) feet in height within 200 
feet of adjacent residential and a maximum of thirty-five (35) feet otherwise. 


A Photometric Lighting Analysis shall be required with a 0 foot candle intensity along the property line 
measuring 233.93 feet at the end of Venable Avenue. 


VII. Drainage: 


A. 


Vill. 


A grading and drainage plan for the site shall be submitted to the City Engineer for review and 
approval prior to recording of the final plat. 


Design of the storm water conveyance and management facilities for this project shall be in 
accordance with the Memphis-Shelby County Storm Water Management Manual. The manual 
requires on-site detention of storm water run-off generated from the project that exceeds the 
capacity of the downstream system. Drainage calculations performed in accordance with this manual 
shall be submitted verifying that adequate non-buildable areas have been provided for storm water 
detention facilities. 


Building, Fuel Pumps Canopy, and Dumpster Enclosure Design 


A minimum 60% transparency shall be provided with the front-facing building elevation for the 
convenience store. 


A minimum 30% transparency shall be provided on the side building elevations of the convenience 
store. 


The support columns for the gas pumps canopy in front of the convenience store and the truck fueling 
canopy shall be covered in an exterior compatible with the exterior of the convenience store by using 
brick or stone cladding, or a combination thereof. Any fuel canopy shall be architecturally compatible 
with the convenience store building. 


The dumpster location and enclosure shall meet the locational requirements in the Unified 
Development Code. 
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E. 
F. 


Striping is permitted on any fuel canopy. 


All exterior building elevations, fuel pump island canopy elevations, dumpster enclosure elevations, 
and detached sign elevations shall be provided on the final plat including building materials and colors 
to be used. 


IX. The Land Use Control Board may modify the bulk, access, parking, landscaping, and sign requirements if 
equivalent alternatives are presented; provided, however, any adjacent property owner who is dissatisfied 
with the modifications of the Land Use Control Board hereunder, may within ten days of such action, file a 
written appeal to the Zoning Administrator of the Division of Planning and Development, to have such 
action reviewed by the Memphis City Council. 


X. Site Plan Review 


A. 


A site plan shall be submitted for review and comment by appropriate governing agencies and the 
Division of Planning and Development prior to approval of any final plat. Site plan review by the Land 
Use Control Board shall not be required if the final plat conforms to the site plan approved by the City 
Council as part of the Planned Development Outline Plan approval. 


The site plan shall illustrate the location and dimensions of building footprints, parking lots, private 
drives, building elevations, landscaping and screening plans. 


The site plan shall be reviewed and based upon the following criteria: 


1. Conformance with the Outline Plan conditions and the standards and criteria for commercial 
planned developments contained in the UDC. 


2. Adequacy of public facilities (streets, sewers, drainage, etc.) 


3. Elements of site design such as building orientation and setback, access and parking, internal 
vehicular and pedestrian circulation, landscaping and lighting. 


4. Building elevations and materials. 


XI. A final plat shall be filed within five (5) years of the date of approval of the Outline Plan by the Legislative 
Bodies. The Land Use Control Board may grant extensions at the request of the applicant. 


Xl 


. Any final plat shall include the following: 
A. 
B. 


The outline plan conditions. 


The exact location and dimensions, including lots, buildable areas, pedestrian and utility easements, 
service drives, parking areas, trash receptacles, loading facilities, and required landscaping and 
screening areas. 


The location and ownership, whether public or private, of any easement. 


Specific plans for internal and perimeter landscaping and screening including landscaping of all open 
space features. 
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E 


A lighting plan detailing the location, height, style, direction, etc. of all outdoor lighting and a 
photometric plan shall be submitted for administrative review and approval by the Division of 
Planning and Development. 


A standard improvement contract as defined by Section 5.5.5 of the UDC for any needed public 
improvements. 


A statement conveying all common facilities and areas to a property owner’s association or other 
entity, for ownership and maintenance purposes. 


The 100-year flood elevation. 


The following note shall be placed on the final plat of any development requiring on-site storm water 
detention facilities: The areas denoted by "Reserved for Storm Water Detention" shall not be used as 
a building site or filled without first obtaining written permission from the City and/or County 
Engineer. The storm water detention systems located in these areas, except for those parts located in 
a public drainage easement, shall be owned and maintained by the property owner and/or property 
owners' association. Such maintenance shall be performed so as to ensure that the system operates in 
accordance with the approved plan on file in the City and/or County Engineer's Office. Such 
maintenance shall include, but not be limited to removal of sedimentation, fallen objects, debris and 
trash, mowing, outlet cleaning, and repair of drainage structures. 


22 


Staff Report August 8, 2024 
PD 2024-009 Page 23 


DEPARTMENTAL COMMENTS 


The following comments were provided by agencies to which this application was referred: 


City Engineer: 
CASE 2: *PD-24-009 
NAME: 3419 American Way 


1. Standard Public Improvement Contract or Right-Of-Way Permit as required in Section 5.5.5 of the Unified 
Development Code. 

Sewers: 

2. A sanitary sewer service connection plan is required to be submitted (via 901 portal) to the City Land 
Development Office for review and approval. 

3. All required design plans and potential traffic control plan must be prepared in accordance with the City’s 
Standard Requirements and must be stamped by a Professional Engineer registered in the State of 
Tennessee. 

4. A Sewer Development fee may be required per the City of Memphis Sewer Use Ordinance. 

5. Payment of applicable sewer development fees should be paid to the Land Development Office. 

Roads: 

6. The Developer shall be responsible for the repair and/or replacement of all existing curb and gutter along 
the frontage of this site as necessary. 

7. All existing sidewalks and curb openings along the frontage of this site shall be inspected for ADA 


compliance. The developer shall be responsible for any reconstruction or repair necessary to meet City 
standards. 


Traffic Control Provisions: 


8. 


The developer shall provide a traffic control plan to the city engineer that shows the phasing for each 
street frontage during demolition and construction of curb gutter and sidewalk. Upon completion of 
sidewalk and curb and gutter improvements, a minimum 5 foot wide pedestrian pathway shall be provided 
throughout the remainder of the project. In the event that the existing right of way width does not allow 
for a 5 foot clear pedestrian path, an exception may be considered. 


Any closure of the right of way shall be time limited to the active demolition and construction of sidewalks 
and curb and gutter. Continuous unwarranted closure of the right of way shall not be allowed for the 
duration of the project. The developer shall provide on the traffic control plan, the time needed per phase 
to complete that portion of the work. Time limits will begin on the day of closure and will be monitored by 
the Engineering construction inspectors on the job. 


10. The developer’s engineer shall submit a Trip Generation Report that documents the proposed land use, 
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scope and anticipated traffic demand associated with the proposed development. A detailed Traffic Impact 
Study will be required when the accepted Trip Generation Report indicates that the number for projected 
trips meets or exceeds the criteria listed in Section 210-Traffic Impact Policy for Land Development of the 
City of Memphis Division of Engineering Design and Policy Review Manual. Any required Traffic Impact 
Study will need to be formally approved by the City of Memphis, Traffic Engineering Department. 


Curb Cuts/Access: 


11. 


12. 


13. 


The City Engineer shall approve the design, number, and location of curb cuts. 


Any existing nonconforming curb cuts shall be modified to meet current City Standards or closed with 
curb, gutter, and sidewalk. 


Will require engineering ASPR. 


Drainage: 


14. 


15. 


16. 


17. 


18. 


A grading and drainage plan for the site shall be submitted to the City Engineer for review and approval 
prior to recording of the final plat. 


Drainage improvements, including possible on-site detention, shall be provided under a Standard 
Subdivision contract in accordance with Unified Development Code and the City of Memphis/Shelby 
County Storm Water Management Manual. 


Drainage data for assessment of on-site detention requirements shall be submitted to the City Engineer. 


The following note shall be placed on the final plat of any development requiring on-site storm water 
detention facilities: The areas denoted by "Reserved for Storm Water Detention" shall not be used as a 
building site or filled without first obtaining written permission from the City and/or County Engineer. The 
storm water detention systems located in these areas, except for those parts located in a public drainage 
easement, shall be owned and maintained by the property owner and/or property owners' association. 
Such maintenance shall be performed so as to ensure that the system operates in accordance with the 
approved plan on file in the City and/or County Engineer's Office. Such maintenance shall include, but not 
be limited to removal of sedimentation, fallen objects, debris and trash, mowing, outlet cleaning, and 
repair of drainage structures. 


The developer should be aware of his obligation under 40 CFR 122.26(b)(14) and TCA 69-3-101 et. seq. to 
submit a Notice of Intent (NOI) to the Tennessee Division of Water Pollution Control to address the 
discharge of storm water associated with the clearing and grading activity on this site. 


General Notes: 


19. 


Development is greater than 1 acre and detention is required. 


20. No other utilities or services may occupy sanitary sewer easements in private drives and yards except for 


21. 


crossings. 


All connections to the sewer shall be at manholes only. 


24 


Staff Report August 8, 2024 
PD 2024-009 Page 25 


22. All commons, open areas, lakes, drainage detention facilities, private streets, private sewers and private 
drainage systems shall be owned and maintained by a Property Owner's Association. A statement to this 
effect shall appear on the final plat. 


23. Required landscaping shall not be placed on sewer or drainage easements. 


City Fire Division: 


DIVISION OF FIRE SERVICES «+ FIRE PREVENTION BUREAU 
2668 Avery Avenue - Memphis - Tennessee - 38112 
(901) 636-5401 Fax (901) 320-5425 


Case Number: [Title] 

Date Reviewed: 8/2/24 

Reviewed by: J. Stinson 

Address or Site Reference: 3419 American Way 

e All design and construction shall comply with the 2021 edition of the International Fire Code (as locally 


amended) and referenced standards. 

e Fire apparatus access shall comply with section 503. 

e Where security gates are installed that affect required fire apparatus access roads, they shall comply with 
section 503.6 (as amended). 

e Fire protection water supplies (including fire hydrants) shall comply with section 507. 

e Where fire apparatus access roads or a water supply for fire protection are required to be installed, such 
protection shall be installed and made serviceable prior to and during the time of construction except 
when approved alternate methods of protection are provided. 

e IFC 510 In-building two-way emergency responder communication coverage shall be provided in all new 
and existing buildings. Buildings and structures that cannot support the required level of coverage shall be 
equipped with systems and components to enhance signals and achieve the required level of 


communication coverage. 
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e A detailed plans review will be conducted by the Memphis Fire Prevention Bureau upon receipt of 


complete construction documents. Plans shall be submitted to the Shelby County Office of Code 


Enforcement. 
City Real Estate: No comments received. 
County Health Department: No comments received. 
Shelby County Schools: No comments received. 
Construction Code Enforcement: No comments received. 
Memphis Light, Gas and Water: No comments received. 
Office of Sustainability and Resilience: No comments received. 
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Office of Comprehensive Planning: 
Comprehensive Planning Review of Memphis 3.0 Consistency 


This summary is being produced in response to the following application to support the Land Use and 
Development Services department in their recommendation: PD 2024-009 Parkway Village 


Site Address/Location: 3419 American Way 

Overlay District/Historic District/Flood Zone: Flood Zone 

Future Land Use Designation: High Intensity Commercial & Services (CSH) 
Street Type: Avenue 


The applicant is requesting a planned development for use as a RaceTrac Travel Center with fuel pumps for 
passenger vehicles and freight trucks. 

The following information about the land use designation can be found on pages 76 — 122: 

1. Future Land Use Planning Map 


Avenue, 


. 7 
Del tg 


Use Map. 
2. Land Use Description/Intent 


High Intensity Commercial and Service areas typically not associated with 
anchors. These areas may include commercial uses that serve a larger trade 
area; this may include large-scale retail, self-storage, vehicle sales, leasing and 
repair, water-oriented services, lodging, indoor recreation, and social service 
institutions. Graphic portrayal of CSH is to the right. 


“CSH” Form & Location Characteristics 
Commercial and services uses with mixed use encouraged along avenues, boulevards and parkways as 
identified in the Street Types Map, 1-7 stories height 
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“CSH” Zoning Notes 
Generally compatible with the following zone districts: CMU-2, CMU-3 without frontage requirements, C-G in 


accordance with Form and characteristics listed above. 


Existing, Adjacent Land Use and Zoning 
Existing Land Use and Zoning: Vacant Commercial; CMU-3, CMU-1 
Adjacent Land Use and Zoning: Commercial, Industrial, Residential Single-Family, Open Space; EMP, CMU-2, 


CA, R-6 
Overall Compatibility: This requested use is compatible with the land use description/intent, form & location 


characteristics, zoning notes, and existing, adjacent land use and zoning. 
Degree of Change Map 
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Red polygon denotes the proposed site on the Degree of Change Map. There is no Degree of Change. 


3. Degree of Change Description 


N/A 
4. Objectives/Actions Consistent with Goal 1, Complete, Cohesive, Communities 


N/A 
5. Pertinent Sections of Memphis 3.0 that Address Land Use Recommendations 


N/A 


Consistency Analysis Summary 
The applicant is requesting a planned development for use as a RaceTrac Travel Center with fuel pumps for 


passenger vehicles and freight trucks. 
This requested use is compatible with the land use description/intent, form & location characteristics, zoning 


notes, and existing, adjacent land use and zoning. 


Based on the information provided, the proposal is CONSISTENT with the Memphis 3.0 Comprehensive Plan. 
Summary Compiled by: Nick Wiggins, Comprehensive Planning. 
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MAILED PUBLIC NOTICE 


NOTICE OF PUBLIC HEARING mend here as 
You have received this notice because you own or reside ona 
property that is near the site of a development application to be 
considered at an upcoming public hearing of the Memphis and 
Shelby County Land Use Control Board. You are not required to 
attend this hearing, but you are invited to do so if you wish to 
speak for or against this application. You may also submit a letter 
of comment to the staff planner listed below no later than 
Wednesday, July 31, 2024 at 8 AM. 


CASE NUMBER: PD 2024-009 

ADDRESS: 3419 American Way 

REQUEST: New Planned Development to allow a truck stop 
APPLICANT: Daniel Brown 


Meeting Details 
Location: Council Chambers Time: 9:00AM 
City Hall 1st Floor 
125 N Main St. Date: Thursday, August 8, 2024 


Staff Planner Contact: 

Chloe Christion To learn more about this proposal, 
contact the staff planner or use the 
QR code to view the full application. 


M chloe.christion@memphistn.gov 
« (901) 636-7494 
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APPLICATION 

= Memphis and Shelby County Division of 

—Ie . 

= Planning and Development 

=. 

daa East Service Center: 6465 Mullins Station Rd: Memphis, 
Tennessee 38134 
pa. AND Downtown Service Center: 125 N. Main Street, 
SHELBY COUNTY 


Memphis, Tennessee 38103 


website: www.develop801.com 


Record Summary for Planned Development 


Record Detall information 
Record Typs: Planned Development Record Status: Pending 

Opened Date: June 17, 2024 
Record Number: PD 2024-009 Expiration Dats: 


Record Name: RaceTrac Travel Center 

Description of Work: Request for a Planned Development at 3419 American Way for use as RaceTrac 

Travel Center - Convenience Store with Fuel Pumps For Motorized Vehicles including Tractor-Trailers. 

The subject property is zoned CMU-1 and CMU-3. The current use is a hotel. The application requests 

approval of the planned development in an area that has employment Zoning districts, distribution uses, 

freight facilities, warehouses with residential to the east. The vicinity has a long history and continuing 

trend of related fulfillment center employment activities. The proposed Travel Center will provide 

convenient access to food and fuel services for the various trucking, distribution, industrial facilities and 

motorists along US Highway 78. 

The approved planned development project will complement and enhance the existing uses in the 

surrounding area. Enclosed is the Application for Planned Development Approval for your favorable 
Parent Record Number: 

Address: 

3419 AMERICAN WAY, MEMPHIS 38118 


Owner Information 

Primary © Owner Name 

¥ GARDEN INN AND SUITES INC 

Owner Address Owner Phone 


3419 AMERICAN WAY, MEMPHIS, TN 38118 


Parcel Information 
073017 00241 


Page 1 of 4 PD 2024-009 
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PREAPPLICATION MEETING 
Name of DPD Planner 

Date of Meeting 

Pre-application Meeting Type 

GENERAL PROJECT INFORMATION 

Planned Development Type 
Previous Docket / Case Number 

Medical Overlay / Uptown 

If this development is located in unincorporated 
Shelby County, is the tract at least three acres? 
(Note a tract of less than three acres is not 
eligible for a planned development in 
unincorporated Shelby County) 

Is this application in response to a citation, stop 
work order, or Zoning letter 

If yes, please provide a copy of the citation, stop 
work order, and/or zoning letter along with any 
other relevant information 

APPROVAL CRITERIA 


UDC Sub-Section 9.6.98 


UDC Sub-Section 9.6.9C 


B) An approved water supply, community waste 
water treatment and disposal, and storm water 
drainage facilities that are adequate to serve the 
proposed development have been or will be 
provided concurrent with the development 

C) The location and arrangement of the 
structures, parking and loading areas, walks, 
lighting and other service facilities shall be 


Page 2 of 4 


August 8, 2024 


Page 31 


Proposed improvements to the corner of American 
Way and Lamar will improve the area both through 
elimination of a hotel that has long since been 
consigned as a public nuisance. 

The proposed planned development will have no 
adverse effect on public utilities. 

The property has been used for commercial 
Purposes for years. The project will operate as 
refueling center for cars and diesel trucks and 
access to the property will be provided by private 
curb cuts. The use is compatible with the Love's 
Travel Stop across the street on Lamar Ave. 

The RaceTrac Travel Center will have access to all 
Public services which are available for the proposed 
use. 


Correct. 
All utilities are existing on or near this property. 


Correct. 


PD 2024-009 
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GENERAL PROVISIONS 
any part of the proposed development not used 

for such facilities shall be landscaped or 

otherwise improved except where natural 

features are such as to justify preservation 

D) Any modification of the district standards that Correct. 
would otherwise be applicable to the site are 

warranted by the design of the outline plan and 

the amenities incorporated therein, and are not 
inconsistent with the public interest 

E) Homeowners’ associations or some other Understood. 
responsible party shall be required to maintain 

any and all common open space and/or common 

elements 

F) Lots of record are created with the recording Understood. 
of a planned development final plan 


Page 3 of 4 PD 2024-009 
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Name Contact Type 
DANIEL BROWN pS 
Address 
Phone 
Name Contact Type 
MIKE DAVIS 
ARCHITECT / ENGINEER / 
Address SURVEYOR 
Phone 
(901)761-2016 
Name Contact T 
SAM PATEL ae 
PROPERTY OWNER OF 
Address RECORD 
MEMPHIS, TN, 38118 
Phone 
(901)761-2016 
Name Contact Type 
DEDRICK BRITTENUM aera 
Address 
Phone 
(901)347-3978 
Fee Information 
Invoice # Fee Item Quantity Fees Status Balance Date Assessed 
1575784 Planned Development - 4 400.00 INVOICED 0.00 07/03/2024 
each additional or 
fractional acres above 5 
1575784 Credit Card Use Fee (.026 1 49.40 INVOICED 0.00 07/03/2024 
x fee) 
1575784 Planned Development - 5 1 1,500.00 INVOICED 0.00 07/03/2024 
acres or less 
Total Fee Invoiced: $1,949.40 Total Balance: $0.00 
Payment Information 
Payment Amount Mathod of Payment 
$1,949.40 Credit Card 
Page 4of4 PD 2024-009 
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MEMPHIS AND gms DIVISION OF PLANNING 
SHELBY COUNTY Mi AND DEVELOPMENT 


City Hall — 125 N. Main Street, Suite 468 — Memphis, Tennessee 38103 — (901) 636-6619 


nn 


Property Owner's Affidavit 
Memphis and Shelby County Unified Development Code Section 12.3.1 


OWNER: Includes the holder of legal ttle as well as holders of any equitable interest, Suh 38 trust beneficiaries, 

contract purchasers, option holders, lessees under leases having an unexpired term of atleast ten years, and the like, 

WRANeVer & Sualuttnal ul UWWership ia required by the Memphis and Shelby County Linified Develooment Code, full 

disclosure of all legel and equitable interest in the property is required. Memphis and Shelby County Unified 

Dewelnnmant Cada Section 12.3.1. BER ASSOCIATES-IV LLC 

L Aaa Lipoy _ state that | have read the definition of 
(Print Name) {Sign 

“Owner” as outlined in the Memphis and Shelby County Unified Development Code Section 12.3.1 and hereby state 

that (select applicable box): 


i=] | am the owner of record as shown on the current tax rolis of the county Assessor of Property; the mortgage 
hotet uf reuutd @s shown in the mortgage records of the county Regietar af Deeds: purchaser under a land 
contract, a mortgagee or vendee in possession; or | have a freehold or lesser estate in the premises 


| have charge, care or control of the premises as trustee, agent, executor, administrator, assignee, receiver, 
guardian or lessee (and have included documentation with this affidavit 


of the property located at O LAMAR AVE, 0 AMERICAN WAY, 0 VENABLE AVE 


and further identified by Assessor's Parcel Number 073017-00282, 00226, 9028s. 
. oon , 00225 


for which an application is being made to the Division of Planning and Dev . 


Subscribed and swom to (or affirmed) before me this _ |. A_day of vs gayearot Bory 
J 3" stare 4 
H OF 
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MEMPHIS AND ag® DIVISION OF PLANNING 
SHELBY COUNTY Mig AND DEVELOPMENT 


City Hall — 125 N. Main Street, Suite 468 —- Memphis, Tennessee 38103 — (901) 636-6619 


Property Owner's Affidavit 
Memphis and Shelby County Unified Development Code Section 12.3.1 


OWNER: Includes the holder of legal title as well as holders of any equitable interest, such as trust beneficiaries, 
contract purchasers, option holders, lessees under leases having an unexpired term of at least ten years, and the like. 
Whenever 4 statement of ownership is required by the Memphis and Shelby County Unified Development Code, full 
disclosure of all legal and equitable interest in the property is required. Memphis and Shethy County Unified 
Development Code Section 1231. GARDEN INN AND SUITES INC 


. é 
I, if , State that | have read the definition of 
(Print Name) Name) 


“Owner” as outlined in the Memphis and Shelby County Unified Development Code Section 12.3.1 and hereby state 
that (select applicable box): 


[21 am the owner of ecard as shown onthe curent tx ros of the county Assessor of Property the morigage 
holder of record as shown in the morigage records of the county Register of Deeds; purchaser under a land 
contract; a mortgagee or vendee in possession; or | have a freehold or lesser estate in the premises 


(_] |! have charge, care or control of the premises as trustee, agent, executor, administrator, assignee, receiver, 
guardian or lessee (and have included documentation with this affidavit) 


of the property located at 3419 AMERICAN WAY 
and further identified by Assessor's Parcel Number 073017 00241 
for which an application is being made to the Division of Planning and Development. 


OF MISS. 
Subscribed and swom to (or affirmed) bef rome iis SS ayo IAL in the year of 2024. 
fos ‘ 


WOTARY PUBLIC 
Cores Expires 
dune 6, 2025 
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SIGN AFFIDAVIT 


AFFIDAVIT 


Shelby County 
State of Tennessee 


|_Gy Afar. being duly swom, depose and say that at ‘eo amfom> 


on the 735 __ day of July , 2024 | posted 2 Public Notice Sign(s) 
pertaining to Case No. PD24-009 at 3419 American Way 


providing notice of a Public Hearing before the (check one): 
x Land Use Control Board 

Board of Adjustment 

Memphis City Council 
Shelby County Board of Commissioners 
for consideration of a proposed land use action, a photograph of said sign(s) being 
attached hereon and a copy of the sign purchase receipt or rental contract attached 
hereto. 


Y ahj— V2 _ 


Owner, Applicant or Representative 


Subscribed and sworn to before me this Z G day of__. lu 2% 
hake J Yoh. 


Notary Public 


My commission expires: 7-8-2 + 
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LETTER OF INTENT 


Brittenum 
Law pllc 


ATTORNEY AT LAW 
Airways Professional Cemier — Acrotropolis 
3385 Airways Boulevard, Suite 229 
Mesnphis, Tennessee 38116 USA 
Telephone 01 347,3978 
Facsimile 901.800.1927 
dbG br imenumnlaw com 


5 July 2024 
Via E-file 

Mr. Brett Ragsdale 
Administrator, Zoning / Urban Design 
Memphis & Shelby County Office of Planning and Development 
City Hall 
125 North Main Street, Suite 476 
Memphis, TN 38103 


RE: 3419 American Way - Application for Planned Development Approval 
Intersection with State Route 4 (US Highway 78, Lamar Avenue) 
Requested Use: RaceTrac Travel Center - Convenience Store with Fuel Pumps 
For Motorized Vehicles including Tractor-Trailers 
Dear Administrator Ragsdale: 


I represent RaceTrac, Inc. for approval of a Planned Development at the above tract for 
the requested use. The subject property is zoned CMU-1 and CMU-3, The current use is a hotel. 
The application requests approval of the planned development in an area that has employment 
zoning districts, distribution uses, freight facilities, warchouses with residential to the east. The 
vicinity has a long history and continuing trend of related fulfillment center employment 
activities, The proposed Travel Center will provide convenient access to food and fuel services 
for the various trucking, distribution, industrial facilities and motorists along US Highway 78. 
The approved planned development project will complement and enhance the existing uses in the 
surrounding area. Enclosed is the Application for Planned Development Approval for your 
favorable consideration. 


The planning objective of the applicant provides for convenient, efficient and safe 
vehicle services with food and beverage to an important and growing employment district in the 
red-hot airport property sector. The Memphis 3.0 plan indicates the area shows low and high 
intensity commercial and service uses consistent with smart growth policies. The intersection of 
Highway 78 (Lamar Avenue) and American Way anchors a key activity node for north-south and 
east west interstate traffic. The heavily traveled routes supports a mix of freight and commute- 
oriented traffic. The development will incorporate the latest and most advanced designs, safety, 
security. refreshments and restrooms for the motoring public including electric charging stations. 
Like other RaceTrac Travel Centers, this location will not have any overnight amenities. This is 
a great opportunity to position the subject site for redevelopment to meet the growing demand 
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for services at the intersection of major transportation corridors while meeting the highest and 
best use criteria for land use. At construction and upon completion, the redevelopment will 
contribute to the economic impact the area is producing now and provide additional jobs without 
the benefit of a PILOT. 


Thank you for time to review the application and setting it for hearing before the LUCB. 
On behalf of the applicant and the development team, support for approval is requested for this 
application. | appreciate your attention and should you have questions or comments, please 
advise. | remain, 


Dedrick Brittenum, Jr. 


enclosure 
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APPLICANT’S PROPOSED CONDITIONS 


Outline Plan Conditions 
I. Uses Permitted: 


A. Any use permitted by right in the Commercial Mixed Use — 3 (CMU-3) District. 
Additionally, the following uses are allowed: 


1. Tractor-trailer (fueling of, parking). 
B. The following uses are not allowed: 

1. Tattoo, palmist, psychic, or medium 

2. Hourly Rate Hotel or Motels 


ll. Bulk Regulations: 
A. The Bulk Regulations of the CMU-3 shall apply except for the following: 


1. Location of structures shown on the concept plan may be repositioned on the site 
by as much as one hundred fifty (150) feet on the final plan in keeping with these 
conditions. 


2. Canopy can be setback greater than 20° from the property line. 


3. Canopy can have logos and stripes. 


Ill. Access, Circulation and Parking: 


A. All internal roads shal! be private drives and have a minimum width of twenty-two (22) 
feet. 


B. Two (2) curb cuts shall be allowed along American Way as indicated on the concept plan. 


C. One (1) curb cut shall be allowed along Lamar Ave as indicated on the on the concept 
plan. 


D. The design of the curb cuts shall be subject to the approval of the City Engineer. 
Parking shall be in accordance with the CMU-3 requirements of the UDC. 


F. No improvements or extension of Venable Avenue (or Lamar View SD) will be made. 


IV. Landscaping and Screening: 


A. Internal parking lot landscaping shall be provided in accordance with the requirements of 
the UDC. Landscaped areas shal! not conflict with, wherever feasible, drainage, sewer, 
utility easements, including overhead wires. 


B. All heating and air conditioning equipment, refuse dumpsters, and loading facilities shall 
be screened from adjacent properties and public view. 


C. Class Ill buffer will be installed on the east next to the residential zoning. 
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V. Signs: 
A. Signage shall be provided in accordance with the CMU-3 requirements of the UDC. 


B. Site shall have a maximum sign area of three hundred (300) square feet per face and a 
maximum height of thirty-five (35) feet. 


C. Attached building signs shall be in accordance with the requirements of the UDC for the 
CMU-3. 


D. Canopy signs shall have up to 55 SF sign on each canopy. 


Vi. Outdoor Site Lighting: 


A. Site lighting and parking lot lighting shall be designed to direct lighting away from all 
residential properties. Parking lot light standards shall be a maximum of twenty-five (25) 
feet in height within 200 feet of adjacent residential and a maximum of thirty-five (35) 
feet otherwise. 


VIL. Drainage: 


A. Agrading and drainage plan for the site shall be submitted to the City Engineer for review 
and approval prior to recording of the final plat. 


B. Design of the storm water conveyance and management facilities for this project shall 
be in accordance with the Memphis-Shelby County Storm Water Management Manual. 
The manual requires on-site detention of storm water run-off generated from the project 
that exceeds the capacity of the downstream system. Drainage calculations performed 
in accordance with this manual shall be submitted verifying that adequate non-buildable 
areas have been provided for storm water detention facilities. 


Vill. The Land Use Control Board may modify the bulk, access, parking, landscaping, and sign 
requirements if equivalent alternatives are presented; provided, however, any adjacent 
property owner who is dissatisfied with the modifications of the Land Use Control Board 
hereunder, may within ten days of such action, file a written appeal to the Zoning 
Administrator of the Division of Planning and Development, to have such action reviewed by 
the Memphis City Council. 


IX. Site Plan Review 


A A site plan shall be submitted for review and comment by appropriate governing 
agencies and the Division of Planning and Development prior to approval of any final 
plan. Site plan review by the Land Use Control Board shall not be required if the final plan 
conforms to the site plan presented to the Land Use Control Board as part of the Planned 
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Development Outline Plan approval. 


B. The site plan shall illustrate the location and dimensions of building footprints, parking 
lots, private drives, building elevations, landscaping and screening plans. 


C. The site plan shall be reviewed and based upon the following criteria: 


1. Conformance with the Outline Plan conditions and the standards and criteria for 
commercial! planned developments contained in the UDC. 


2. Adequacy of public facilities (streets, sewers, drainage, etc.) 


3. Elements of site design such as building orientation and setback, access and parking, 
internal vehicular and pedestrian circulation, landscaping and lighting. 


4. Building elevations and materials. 


X. A final plan shall be filed within five (5) years of the date of approval of the Outline Plan by 
the Legislative Bodies. The Land Use Control Board may grant extensions at the request of 
the applicant. 


XI. Any final plan shall include the following: 
A. The outline plan conditions. 


B. The exact location and dimensions, including lots, buildable areas, pedestrian and utility 
easements, service drives, parking areas, trash receptacles, loading facilities, and 
required landscaping and screening areas. 


The location and ownership, whether public or private, of any easement. 


Specific plans for internal and perimeter landscaping and screening including landscaping 
of all open space features. 


E. Alighting plan detailing the location, height, style, direction, etc. of all outdoor lighting 
and a photometric plan shall be submitted for administrative review and approval by the 
Division of Planning and Development. 


F. Astandard improvement contract as defined by Section 5.5.5 of the UDC for any needed 
public improvements. 


G. Astatement conveying all common facilities and areas to a property owner’s association 
or other entity, for ownership and maintenance purposes. 


H. The 100-year flood elevation. 


|. The following note shall be placed on the final plat of any development requiring on-site 
storm water detention facilities: The areas denoted by “Reserved for Storm Water 
Detention" shall not be used as a building site or filled without first obtaining written 
permission from the City and/or County Engineer. The storm water detention systems 
located in these areas, except for those parts located in a public drainage easement, shall 
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be owned and maintained by the property owner and/or property owners’ association. 


accordance with the approved plan on file in the City and/or County Engineer's Office. 
Such maintenance shall include, but not be limited to removal of sedimentation, fallen 
objects, debris and trash, mowing, outlet cleaning, and repair of drainage structures. 


42 


Staff Report August 8, 2024 
PD 2024-009 Page 43 


LETTERS RECEIVED 


One letter of opposition has been received at the time of completion of this report and has subsequently been 
attached. 
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8/2/24, 10:49 AM Mail - Christion, Chloe - Outlook 


Neighborhood opposition list to the pd 2024-009 at the corner of lamar Ave and American 


syed abrar <abrarO7syed@gmail.com> 

Mon 7/29/2024 6:37 PM 

To:Christion, Chloe <Chloe.Christion@memphistn.gov> 

CAUTION: This email originated outside of the City of Memphis organization. Do not click links or open attachments unless you 


recognize the sender and know the content is safe. 


Good morning we the community of Lamar and American way had meeting on 7/28/2024 we have concerned 
about truck stop very close to our houses which will bring a lot of crimes, noises, traffic, prostitutes and large 

market on alcohol and cigarettes which destroyed our children. We need things that benefit our communities 
like gym, hospital and parks. 


https://outlook.office365.com/mail/id/AAQkADM3YmYxNzl4LWY 1 NjUtNDImNy1hYWE1LTZjNJAZMWRkYZBMOQAQ@AF 14c24vEjdKrQwXrw3nWh4%3... 1/3 
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